Historically the price of a forest estate has, at least in Sweden, been closely related to the financial return from the estate, but this connection no longer seems to be that strong, other factors that previously had limited influence on prices now add to the price. Factors like site productivity and age distribution affect the financial return of a forest estate but is it obvious that these factors still influence prices as they once did? Over the last 20 years, the price of forest estates has increased dramatically. If development of prices has led to a weakened connection between return and price, could this be explained by the fact that previously price affecting factors have less weight when valuing forest estates? The purpose of the study was therefore to investigate how a number of factors influence the forest estate price; including site productivity and age distribution. The results shows that neither site productivity, nor age distribution have a significant impact on the forest estate price. What mainly influence the prices seems to be the standing forest volume on the estate and region. The development of the prices seems not only to have influenced the relationship between the return from the forest and the prices, but also minimized the influence of factors like age distribution and site productivity. This means that estates that are bought within the same region, at the same price per cubic meter, can have considerably different potential to gain financial return.
Introduction
During the 2000s, the price of the Swedish forest estates more than doubled (LRF Konsult). Prices have risen at * Corresponding author. a rate that is not consistent with the development of neither wood prices nor site quality (Skogsstatistisk årsbok, 2013) . The relationship between property prices on one side and wood prices and financial return on the other hand have thereby weakened (Figure 1) .
Factors such as site quality and age affect a forest estate returns. They are key variables in a net present value calculation and considered in forest valuation models such "Site Index method" (Lantmäteriet) . A stand's land value is defined as the maximum return year zero. The calculation is done using Faustman's formula (Faustmann, 1849 ) and the result estimates the value of future timber production when costs and benefits are discounted to the year when the ground is bare. Faustman's formula assumes the selected management program will be repeated infinitely many times, and hence the calculation estimates the sum of all future revenues and expenses. Land value and value of bare forest land are two synonymous terms. Land value is here referred as Bu, where u corresponds to the rotation time. Faustman's formula is as follows: 
∑
Variables including time, income, expenses and cost of capital determine the value of bare land. The variable time is dependent on site quality, which determines how far into the future various revenues and expenses will be respectively acquired and incurred. The cost of capital, in this context, is the cost of all funds required for silvicultural activities, and thus reflects the required returns on investment in a forest property, which may (for example) correspond to the interest or other monetary benefits that could be obtained from alternative investments or deposits. The property's other values, hunting rights for example, are not considered. It should be noted that there are substantial uncertainties, due to the difficulty of estimating future revenues and expenses.
The price paid for a forest estate is a product of several factors. One important factor is the buyer's valuation of the benefits (monetary and non-monetary) that the property will provide. Monetary benefits are those that can generate or be easily converted into cash, such as felling the trees, while non-monetary benefits have no readily calculable cash value, such as being able to walk freely in one's own forest. The values of both monetary and non-monetary utilities may vary substantially amongst buyers, due to differences in their perceptions of the monetary benefits of a property, weightings of the variables influencing those benefits, personal preferences and motivations (Lindeborg, 1986) .
According to Thaler (1988) , all bidders in an auction run the risk of a "winner's curse", i.e. making a bad deal, because the one with the most optimistic view of an offered investment opportunity is most likely to overestimate its true value, and win (if she or he has sufficient funds). A bid that has been underpinned by valid rational (monetary) calculations will always be lower than one based on an overestimation of the values. Thus, there is always a risk of winner's curse if bidders act irrationally, and the more interested buyers there are, the greater the risk of bids based on overestimated values. Roos (1996) notes in a study based on 143 sales completed in 1992 that: "Forestry-related factors are of paramount importance when the price of forest land is determined. The price paid for standing volume and site quality corresponds well with the expected effect that these parameters have on the present value of future forest management. The hedonic price function can be a useful tool for examining the market for woodland and prices of forest properties." The cited author found that the price per hectare of a forest estate was positively correlated with the share of productive forest area of the total area, the standing volume, productivity, and population density in relation to forest cover in the area, but negatively correlated with the estate's total area. However, several other authors have also explored effects of various factors using hedonic price models (Turner et al., 1991; Scarpa et al., 2000; Kennedy, 2002; Snyder et al., 2007) and the results have not been entirely consistent. In accordance with Roos (1996) , some have found a negative correlation between the size and price per hectare of forest estates (for example Kennedy, 2002 ), but Turner et al. (1991 found no correlation between these variables. Kennedy (2002) also found support for Roos' conclusion that prices are correlated with site productivity. In addition, there are reported indications that prices are significantly negatively affected by taxes and positively related to both proximity to facilities such as ski resorts (Turner et al., 1991) and the land's general recreational value (Snyder et al., 2007) . Proximity to urban areas also has a positive impact on the total price, according to Snyder et al. (2007) but a negative impact on prices per hectare according to Kennedy (2002) .
Estimated supply and demand functions had also been included in some analyses, notably by Aronsson and Carlén (1997) , who detected positive correlations between price and both standing volume and average site productivity, as well as a negative correlation between estate size and price per hectare, in accordance with one or both of Roos (1996) and Kennedy (2002) . Their modeling also suggested that the income of the seller and purchaser had positive and negative effects on the price, respectively.
Since the study by Roos, conditions in the Swedish property market have changed for various reasons, including amendments to the Land Acquisition Act in 1991. The former purposes of the legislation were to protect family farms, safeguard employment opportunities in rural areas and limit juridical persons' opportunities to acquire land (Sveriges riksdag, 1990) . Among other measures, the amendments introduced so-called "price tests" designed to ensure that prices in real estate transactions did not exceed the land's long-term returns (Lantmäte-riet och Mäklarsamfundet, 2010). The law was intended to simplify and streamline the market, establishing in practice a free market in agricultural and forest land. In addition, the changes allowed people to acquire such land who had been previously excluded (Sveriges riksdag, 1990) . Since the amendments the market has evolved in many respects, not least in prices. In real terms, the average price of forest estates, per cubic meter of standing volume, doubled between 2001 and 2011. However, it should be noted that mean prices of forest land in these terms was substantially higher in southern Sweden than in northern Sweden during this period.
In summary, the changes in property prices have clearly weakened the link between yield and price, which raises a number of questions regarding whether there have been shifts in buyers' views of factors influencing Swedish forest estate values, particularly site quality. Thus, the purpose of this article is to examine effects of potentially significant factors on their prices, including (inter alia) site quality, the volume of standing timber on the property, the number of stands on the property, stand ages, forest land area and region (using the five regions defined and applied by LRF Konsult. Figure 1 shows the location of the five regions. Region I consists of Eastern Götaland and Svealand, Region II of Western Götaland and Svealand, Region III of Western Svealand and Southern Norrland, Region IV of the eastern part of Northern Norrland and Region V of Western Norrland (Figure 2) .
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Material and Method
The dataset the study is based upon includes data for 395 properties with tax assessment values based solely or only partly on forest land, referred to hereafter as forest estates and combined estates, respectively. The data were drawn from a database compiled in efforts to develop a new tool for econometric assessments of Swedish forestry, from information on forest properties posted for sale through brokers since 2010, supplemented with sale prices from the Swedish National Land Survey. The material considered here includes only properties that were sold through brokers up until March 2012. Properties that were transferred via property border adjustments are not considered. The data for solely forest estates, combined estates and all estates were separately analyzed. The analysis based on all estates was expected to have low reliability, because variation in the other values of combined estates would confound interpretation of effects of considered factors on the price of the forest land. However, this analysis was included because increasing the number of analyzed estates could potentially help to explain changes in forest estates' prices.
The variables included in the dataset are listed and briefly described in Table 1 . The variable "Age classes" listed in the table is a numerical value, calculated from area-weighted percentages of forests assigned to different age classes on the estates. The original data retrieved from the database were supplemented with a number of calculated variables ( Table 2 ). The relationships between the price and all the studied variables are assumed to be linear.
Data were processed using Excel and Minitab software. The original dataset was transferred into two Excel spreadsheets, one with information on area per age group and one with all data excluding area per age class. The data were subsequently summarized in a single Excel sheet, values of defined variables were calculated and the dataset was transferred to Minitab for non-response analysis, and the identification of duplicates and outliers (which were removed), followed by calculation of summary statistics and stepwise regression analyses, using the remaining data, of the independent variables' effects on the listed property prices. As mentioned the relationships between these variables were assumed to be linear and thus were modelled using the following equation: y 1x1 nxn α β β ε = + + + +  where α = the input value; β1 = constant of the first included variable; x1= value of the first included variable; βn = constant of variable n; xn = value of variable n; ε = normally distributed random variable.
In the stepwise regression analysis variables were successively added to the model, and those that had no significant impact (p < 0.10) on the price were eliminated. A dummy variable was used for regions.
The goal of the statistical analysis was to identify variables that influenced the price of productive forest land in Sweden during the study period. Thus, properties with prices that were strongly influenced by other factors (e.g. properties classified as woodland, but used for industrial purposes) had to be excluded before the analysis. Such properties were identified as outliers in scatter plots (Andersson et al., 2007) of price per hectare versus forest volume per hectare, assuming that values of properties with significantly deviating prices probably included values of other, non-forest assets. Similarly, values of properties with prices significantly deviating from those of other properties in the same region probably included values of other assets. These properties were examined more closely. This resulted in the exclusion of four properties due to duplication, strong influences of other land uses or incorrect specifications of value. The calculated price per hectare of forest land for some combined agricultural estates was negative, illustrating the importance of excluding such properties. In several cases the tax assessment value of buildings and other land exceeded the sales price for the entire property. To minimize the impact of strongly deviant values the dataset was cleared as follows. For all properties in the dataset the following ratio was calculated:
( )
Other values land, buidlings Proportional value of other assets Sales price = All properties for which this ratio exceeded 0.5, i.e. all those for which the value of other assets accounted for at least half of the sale price, were eliminated, thus clearing the material of negative forest prices and increasing the likelihood that the remaining properties had been largely valued according to their forest resources. All purely forest properties in the material were retained following this procedure. In total seven properties were excluded, three due to negative forest prices and four due to duplication. In the analysis of forest estates 170 properties were included, and in the analysis of all estates 352 properties were included.
Results

Forest Estates
Means and standard deviations, together with minimum, median and maximum values for each of the considered variables of forest estates are shown in Table 3 . The results show that the number of properties sold was highest in Region III and few were sold in Region II. The averages of the variables vary between the regions, but the differences between the mean values of all variables between Regions I and II are very small. Thus, data for Regions I and II were combined in the regression analysis, i.e. dummy variables were created for Regions III, IV and V.
Ten input variables were used in the stepwise regression. Variables for age classes showed no relation with price, and thus were not included in any of the models. Average site quality class was significantly correlated with price in Models 2 to 5, but was excluded as an explanatory variable when the Region variables were used in the analysis. The model with the highest explanatory value and the highest number of explanatory variables at the highest level of significance included six variables. The results of the stepwise regression are summarized in Table 4 .
The results indicate that prices are strongly and positively correlated with volume per hectare (p < 0.01 in all models), but negatively correlated with numbers of stands on a property and forest area. However, average site quality class was excluded when regional variables were added to the models, presumably partly because estates located in the same region have several similar attributes, including production capacity. Furthermore, no effect of site quality was detected, indicating that buyers did not take into account variations in site quality within regions. Proportional areas of stands exceeding defined ages also had no significant effects on prices, indicating that similar forest volumes in different age classes are given similar values (thus, age class variables were excluded from all models). Nevertheless, mature forests typically have larger standing volumes per hectare than younger forest, so the age distribution had indirect effects on prices through the increases per unit volume. Thus, if mature volumes had been given higher values than non-harvestable volumes, it is likely that the age class variables would have shown significant correlations with price.
As shown in Table 5 , many of the variables were significantly correlated, notably average site quality class was correlated with standing volume per hectare, the proportions of forest area over 40 and 60 years old, and regions (p < 0.05 in each case). The correlations between average site quality class and both volume per hectare and region are consistent with expectations as fertile sites and southern sites are generally more productive than infertile and northern sites, respectively (The Swedish National Forest Inventory). A less significant correlation (p < 0.1) between average site quality class and productive area was also detected, partly because of variations in properties' average sizes amongst regions (which are highest in Region V and lowest in Region III). 
All Estates
Means, standard deviations as well as minimum, median and maximum values for each of the variables of all estates are shown in Table 6 . The results show that the highest numbers of properties were sold in Region III and the lowest in Region II, as found in the previous analysis. The regional patterns of average values of the variables were also very similar. Inter alia, differences between mean values for Regions 1 and 2 were still very small so dummy variables were created for Regions I + II, III, IV and V. The properties that were added to this analysis of the whole material, i.e. properties whose total market value reflects values of other assets in addition to woodland were also analyzed separately ( Table 7) . The results show that the properties added for the analysis of all the material had an average price of just under 10,000 SEK more per hectare, and slightly higher average site quality class and standing volume per hectare than purely forest properties. These findings are consistent with expectations because there was a significantly higher proportion of such properties than forest estates in the southern regions.
As in the previous analysis, 10 input variables were included in the stepwise regression analysis of this dataset, results of which are summarized in Table 8 .
Model 7 showed a marginally significant positive correlation (p < 0.1) between prices and the areal proportion of forest more than 40 years old (in contrast to the absence of age-price correlations detected in the previous analysis), but the other age-related variables were not significantly correlated with prices. The model with the highest coefficient of determination, number of explanatory variables and significance level included five variables. The results differ somewhat from those of the previous analysis as average site quality class had a significant impact on the market price even when regions were added to the model in step 7.
Correlations between the variables are shown in Table 9 .
As in the previous analysis, significant correlations between several variables were detected, including p < 0.01 correlations for average site quality class with standing volume per hectare, the proportion of forest over 60 years old, region, the number of stands and production area. The correlations of average site quality class with standing volume per hectare, region and production area are consistent with expectations, for reasons that have already been stated. The correlation between age and average site quality class could be due to the negative association between site quality class and rotation time, as properties with low site quality are likely to have older than average forests. Two main contributors to the regional correlations are the variations in average property size (highest in Region V and lowest in Region III) and deviations in site quality class from mean values in Region III.
Summary of the Regression Analyses' Results
According to both analyses the market prices of the estates per hectare were strongly correlated with standing volume per hectare, with region significantly but less strongly, and marginally significantly with their forest area. In the analysis of purely forest properties a weak but significant correlation with the number of stands was also detected. However, no significant correlation was detected between price and either site quality class or areal proportions of the forest exceeding defined ages in the analysis of purely forest properties, although weak correlations (p < 0.10) were found between price and both average site quality class and share of forest over 40 years old in the analysis of all properties. The only variables that contributed to explanation of the prices for all properties at 95% or 99% significance levels were standing volume per hectare, region and production area. The model had less explanatory power than the model generated from analysis of the forest estates, thus addition of data for the combined estates did not enhance the reliability of the analysis.
The results indicate that standing volume was the most important determinant of the price of Swedish forest land during the study period, but region also had a significant influence (which was not solely related to variations in site quality class between regions). The results also indicate that the number of stands and production area were probably related to the price, but not the maturity of the forest (or, more specifically, areal proportions of the forest exceeding given ages).
Discussion
The results of our analyses indicate that the price of forest land in Sweden during the study period, which is very close to current, was largely determined by two variables: the volume of standing timber per hectare, and the geographic region of the property. Neither site quality class nor age distribution of the forest seemed to significantly affect market prices, in contrast to findings of several previous analyses (Roos, 1996; Kennedy, 2002; Aronsson & Carlén, 1997) . This poses several questions regarding apparent shifts in importance of the considered factors, the degree to which the discrepancy can be explained by differences between monetary and nonmonetary values, and the relationship of the results (if any) to winner's curse theory.
It should be noted that the grouping of estates in the same geographic regions will also have resulted, to some extent, in grouping of properties with other similarities, including similarities in returns from forestry and (to some extent) demographic and infrastructural properties of their locations. The regional affiliation contributes to the explanation of the property prices, which generally increase from north to south. However, there may also be substantial variations among estates located within the same region in numerous factors that affect returns from forestry, including site quality and the age of the stands. Thus, the absence of any detected significant effect of these variables on the price indicates that they were not taken into account in the valuation of properties located within the same region. If so, the key determinants of net present value did not proportionately impact property prices, and market prices deviated from those that would result from net present value calculations. These findings clearly indicate that the buyers of forest land in Sweden during the study period did not base their valuations solely on expected financial returns. Thus, they acted to some degree at least irrationally (in monetary terms), and less rationally, apparently, than in quite recent periods covered by previous analyses (Roos, 1996; Kennedy, 2002; Snyder et al., 2007) .
The price of forest estates may have risen faster than that of associated assets (net present value) because non-monetary benefits are attributed higher values than previously (and thus valuations are still essentially rational: high monetary or non-monetary values result in high property prices). Alternatively, the apparent absence of significant effects of site quality and forest age on property prices could be due to a general lack of knowledge of properties' true monetary values. Key questions are whether buyers rationally assess properties' nonmonetary values when the size of monetary resources is partially unknown and whether they can consciously evaluate non-monetary values without first having assessed monetary values. Several factors must be considered to address these questions, particularly the difference between value and price. A property's total value for a given potential buyer is the sum of his or her estimates of the monetary and non-monetary values, hence the non-monetary value placed on a property by a buyer could theoretically be calculated simply by subtracting the monetary value (net present value) from its price. However, non-monetary values can be under or over-estimated, like all other values. For example, the value of having a seaside or lakeside location may be overestimated because a buyer can spend less time than hoped at a property, or underestimated because the fishing quality is better than anticipated, just as its financial performance may fail to meet (or exceed) expectations.
Our results do not exclude the possibility that the property prices are completely unrelated to the net present value, since it is possible that buyers do not specify and estimate the value of various non-monetary benefits before bidding for properties, although it seems more likely that they do not estimate non-monetary values rationally. Nevertheless, the regression analyses suggest that the properties' potential profitability did not affect their prices to a rational extent, and if their monetary values were not rationally estimated, it is difficult to see why their non-monetary values would be.
It should be noted that high values of non-monetary benefits may not pose risks, if they have been rationally estimated based on personal preferences, such as "Mushroom-picking is worth SEK 5000 per hectare to me". However, if the non-monetary value is unspecified or erroneous, the valuation becomes irrational and the risk of poor estimates increases. For a buyer to be able to maximize the prospects of a good deal, she or he must have reasonable understanding of all the relevant values.
A major issue that remains to be resolved (indeed an issue that in large part prompted the study) is the reason why estate prices sharply rose during the study period if the property prices did not correspond to their net present values, and changes in non-monetary values do not necessarily explain the price increase (as discussed above). The key question is whether it is valid to assume that prices have rational foundations, and winner's curse theory offers an alternative explanation that does not rely on the assumption that the valuation of estates is always based on rational analysis. For a purchaser to be at risk of winner's curse, two criteria must be met: the purchase must take place through bidding and the buyer must act irrationally, at least to some extent. The first criterion is generally fulfilled in this context because buying estates normally involves bidding, and the second criterion may be met because, for example, no relationship between price and either site quality or age distribution was detected. If the winner's curse is a common phenomenon in the estate market, prices may have changed according to the following scenario (assuming that all bidders can afford to pay a sum corresponding to their estimated value for a property).
A property is offered for sale. Potential buyers examine the property according to their requirements for information; some carefully read the real estate agent's prospectus, thoroughly study the forest plan, visit the property to form their own opinion about the state of the forest, and then assess the financial prospects using their own knowledge and experts' evaluations. Others may take a more relaxed approach or apply unpredictable cri-teria. For example, the availability of a neighboring property for the first time in 100 years may be the decisive factor for someone to place a bid. Another potential buyer may be content to study the prospectus and attempt to estimate the price based on price statistics. In some cases there may be a "bidding war", with buyers successively raising bids (particularly if there is animosity between them), until the price is finally set. Buyers who gradually withdraw from the bidding do so because bids rise above their estimated value of the property (unless they bid more than this because of some other personal motivation). The winner of the bidding process will be the person who makes the highest bid, and thus has the most optimistic estimate of estate's value (unless, again she or he has over-bid for some personal reason).
In the above example, the winning bid is (as usual) the highest. If the buyer's valuation is based on insufficient information about the property's value, and/or her/his valuation is irrational (perhaps because the price is less than the region's average, according to the statistics, or because she/he merely wanted to own the property), she or he may suffer from winner's curse. In auctions or other bidding processes a bid based on over-estimated value will always beat a thoroughly rational bid, because the highest bid wins. The risk of a buyer overestimating the value of a resource is greatest when knowledge about the resource is low, and if buyers generally have inadequate knowledge for rational estimates, there are increased risks of those buying forest estates suffering from winner's curse. If a buyer suffers from winner's curse she or he will either lose money or make a smaller profit than expected, because the investment has lower value than anticipated. In both situations, the buyer has invested more in an estate than the returns (monetary and non-monetary).
The regional patterns also warrant further consideration in this respect. Properties located within the same region have substantial social, ecological and economic similarities, but as shown by the statistics in Table 1 and  Table 2 they are far from identical. Thus, property prices are likely to be regionally grouped to some extent, but should certainly not be homogeneous within regions. For example, Region V consists of Jämtland and Lapland counties, which differ in all listed respects (social, ecological and commercial). Thus, the price of forest properties could be expected to vary between Jämtland and Lapland, but if the price of forest land in the material had varied considerably between these counties the contribution of Region V would, presumably, have been weaker. A possible explanation is that LRF Konsult's price statistics may influence rather than merely reflect the market, i.e. buyers may take into account regional differences in prices, thus contributing irrationally to regions being explanatory variables in the pricing model.
The results show that the price of forest estates is influenced by region, but not site quality or age variables, possibly because some buyers (at least) simplify and generalize when valuing properties. The possibility that the price statistics may be used as a valuation instrument cannot be excluded, i.e. potential buyers may check local prices of unit volumes of wood and multiply them by the standing volumes of offered properties. If the standing volume is valued without considering the age structure of the forest, young forest will be valued using the same unit volume price as mature forest. In support of this conclusion, Skogssällskapet's consultant Ulrik Abelson (2011) reports that he discourages sellers from thinning before selling forest land, because the net price per cubic meter obtained from thinning is unlikely to exceed the estimated price of the lost standing volume at a bid.
It should be noted that the absence of expected effects on price of variables that influence the net present value does not necessarily mean that buyers make poor decisions. The present net value of forests is not the only factor that determines the financial returns from a property transaction. For example, tax advantages may be key factors for a buyer and, if so, factors such as age structure and site quality might have minor effects on profitability. Moreover, forest land may continue to increase in value, so purchases may be made for rational, speculative purposes. Nevertheless, if real estate prices are based on simplified valuation methods that do not comply with present value calculations, properties with similar yield potential may be sold at very different prices.
It is possible that properties with the same volume of standing timber, located in the same region, command similar prices per cubic meter and (thus) a naturally regenerated, uncleaned and unthinned forest may be valued as highly as an artificially regenerated, well-thinned forest with the same standing volume. If so, those who invest in the well-managed forest are likely to enjoy significantly higher returns on their investment. The same applies if forest estates with similar standing volumes but different average site indices are equally valued: investment in a property with higher site quality is likely to yield higher returns. Furthermore, properties with large standing volumes will be sold at high prices regardless of forest quality. This means that sellers prioritizing high-volume production above high present values may be able to sell their forest estates at higher prices than those managing their forests in order to maximize net present value.
Conclusion
Region and standing volume per hectare are predictive variables for the price of forest properties in our dataset. In contrast, site quality class and forest age variables (proportions of forest area over 20, 40 or 60 years old) have the most marginal effects on price, while increases in both the number of stands and area of productive forest have negative effects. These findings collectively indicate that the net present value may not have been taken into account to the expected extent if the properties had been valued on the basis of a rational economic perspectively. Furthermore, non-monetary values do not clearly explain the price rise in the property market, but winner's curse theory provides an alternative explanation for the rise.
Several limitations of our analyses that may have influenced the results should be considered. Firstly, we assumed that the relationships between forest estate prices and the tested variables were linear, but this was not necessarily true since the relationships may be curvilinear. Secondly, the efforts to exclude properties that could have biased the findings because their prices were probably influenced by values of non-forest assets based on deviations from patterns in scatter plots. An alternative would have been to examine characteristics of every sold property, i.e. screen outliers more rigorously, which would probably have improved the results. Thirdly, the analyzed material was essentially drawn from prospectuses describing the offered properties, which might have included incorrect details regarding (for instance) standing volumes, species distributions and site quality. However, the buyers' valuations of the properties were probably based on the same data. Thus, possible inaccuracies in the properties' descriptions did not necessarily invalidate the conclusions about the considered variables' effects on price.
A strength of the study is that the analyzed material is very close to current and comprehensive, two key criteria for obtaining valid indications of factors affecting the current forest estate market (and detecting possible differences from previous conditions). Furthermore, the analysis of solely forest properties provided more reliable results than the analysis of the full dataset, which is consistent with expectations as including properties with additional, non-forest assets increases risks of confounding results related to the forest valuation.
In summary, our results suggest that the standing volume per hectare and region are the main determinants of a Swedish forest estate's price in the current market, while site quality and forest age (which strongly influence net present value) apparently have little influence. However, detailed studies of a small number of properties may be needed to identify additional influential factors and test the conclusions more rigorously. For example, our use of proportions of the forests exceeding defined ages to test the effect of age distribution on prices may have been too simplistic, and there may be correlations between the proportion of bare forest land and price. Similarly, other age-related factors that have not been considered and/or the proportion of mature forest according to Swedish Forestry Act definitions may influence prices. Thus, using more variables to characterize the age distribution of the estates' forests more thoroughly may provide more robust conclusions about its effect on prices.
